Town of Mammoth Lakes

Advisory Design Panel Staff Report
Mammoth Lakes-

CALIFORNIA

Date: January 15,2019 File No.: Major Design Review (DR) 18-
006
Place: Town & County Conference Project: Yotelpad

Room, 2™ Floor
Minaret Village Shopping Center
Mammoth Lakes, CA 93546

Time: After 2:00 p.m. Location: 6040, 6042, 6060 Minaret Road

Appeal Status: Not Applicable General Plan: North Village Specific Plan
(NVSP)

Applicant / RePlay Destinations - Chris Specific Plan:  North Village Specific Plan

Owner: Heinrich / One Mammoth, LLC (NVSP)

Environmental Conformance review with the Zoning: North Village Specific Plan

Review: existing North Village Specific (NVSP)

Plan Environmental Impact Report

TITLE: Yotelpad Design Review

A. EXECUTIVE SUMMARY

The Advisory Design Panel (ADP) is requested to review the proposed Yotelpad project, which will be
located on the 2.6-acre site at the northeast corner of Minaret Road and Main Street. The Yotelpad project
is a mixed-use project consisting of a five-story condo-hotel with 156 units, 21 three-story townhome
units, 4,700 square feet (sq. ft.) of restaurant/lounge space, understructure parking for up to 185 vehicles
with valet service, and other amenities and site improvements such as a pool, bocce ball court, and a
sidewalk along Minaret Road. The approvals required for this project include a tentative tract map and
major design review.

The project is subject to the Town’s General Plan, Zoning Code, North Village Specific Plan (NVSP), and
the NVSP Design Guidelines, all of which are available for review on the Town’s website
(https://www.townofmammothlakes.ca.gov/). Staff requests that the ADP review, discuss, and provide
comments on the site and building design, based on the analysis provided in this staff report and the
standards and recommendations provided for in the guiding documents.

B. DESIGN REVIEW AND ANALYSIS

1. Background

Pursuant to the NVSP, all new projects within the NVSP area require approval of a Major Design Review
application by the Planning and Economic Development Commission (PEDC). The purpose of the design
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review is to implement the General Plan policies related to community design and character, to promote
excellence in site planning and design to complement the natural environment and enhance the image of
the town as a mountain resort community, and ensure that the architectural design of structures and their
materials and colors are appropriate to the function of the project and consistent with the image for the
NVSP area.

Projects which are deemed significant by the Community and Economic Development Department also
require review by the ADP prior to review and a decision by the PEDC. The role of the ADP is to provide
impartial and professional advice to Town staff and the PEDC on site planning and building design based
on the same guidance that staff uses in their analysis. Those recommendations are then typically used to
make changes to the project that improve conformity with the guiding documents, which include the
Town’s General Plan, Zoning Code, NVSP, and the NVSP Design Guidelines.

A Major Design Review application for the Yotelpad project was submitted to the Town in November
2018. Prior to the formal submittal of the application, a concept review application was submitted in
August 2018, which provided an opportunity for staff to provide preliminary comments on the proposed
project. The concept review application was reviewed by the PEDC Design Committee on August 28,
2018 and comments were provided to the applicant. The minutes from that meeting are included as
Attachment 3.

2. Site Context and Project Proposal

Site Context

The 2.6 acre site is located within the North Village Specific Plan (NVSP) area at the northeast corner of
Minaret Road and Main Street. The project encompasses three parcels and the current uses on the site
include a restaurant (Nevados), the Yotelpad sales office (previously the Dempsey construction office),
and vacant land.

The project site is located in the Resort General (RG) zone of the NVSP within the Pedestrian Core area.
The RG zone is intended for visitor-oriented resort services, such as hotels, resort condominiums, and
retail/restaurant uses and the Pedestrian Core area is envisioned to be a mixed-use village with commercial
uses on the ground floor and accommodation uses on the upper floors. The project site serves as the
gateway to the remainder of the NVSP area and the NVSP specifies that development at this site shall
feature distinctive architecture in order to create a sense of arrival. Additionally, the sites central location
within the Pedestrian Core area makes this an integral site for providing pedestrian connectivity between
the north and south areas of the North Village.

The surrounding land uses include lodging, residential, restaurant, and lounge/bar type uses. Table 1
further describes the surrounding land uses and zoning.

Table 1: Surrounding Land Uses and Zoning

Location Zoning* Adjacent Streets Land Use

Lodging and Restaurant Uses

North NVSP N/A (Alpenhof Lodge; Petras; Clocktower)
South NVSP Main Street Vacant Land (Part of the Mammoth Crossing sites)
East MLR N/A Residential Use

(Viewpoint Condominiums)

Residential, Lodging, and Restaurant Uses
West NVSP Minaret Road (8050; Fireside Condominiums; Mammoth Brewing
Company; The EATery)




Project Proposal

The Yotelpad project is a new mixed-use condo-hotel project that consists of a five-story condo-hotel with
156 units (studio and 1-br units), 21 three-story townhome units (2-br units), 4,700 sq. ft. of restaurant
space, understructure parking for up to 185 vehicles with valet service, and a 17 space surface parking lot.
The condo-hotel units are being branded as “micro-units” that will range in size from 334 sq. ft. (studio
unit) to 569 sq. ft. (1-br unit) and the townhome units will be approximately 1,300 sq. ft. The vision of the
project is to have smaller living spaces that are accompanied by a variety of amenity spaces, such as a
fitness room, kids zone and media center, numerous indoor and outdoor fireplaces, a pool and hot tub, and
bocce ball court.

The subject site is identified in the NVSP as Parcel 38 (Dempsey/Nevados site) and was the subject of an
Implementation Agreement completed in 2007, which provided a density bonus and certain concessions
on development standards that are applicable only to this site.! The project, as proposed, is consistent with
all of the development standards for this site and the RG zone. The project consists of three separate
buildings, which are proposed to be constructed atop the parking structure. The condo-hotel units and the
restaurant space will all be located in a five-story building that is parallel to Minaret Road. The townhome
units will be located within two buildings located along the northern and eastern property lines. The site
layout is intended to provide a transition between the denser North Village core and the adjacent residential
area to the east and the building on the eastern side of the property has a substantially lower maximum
height than the hotel structure.

Access to the site will be from Minaret Road and will lead to a 17-space surface parking lot area intended
for guests checking in. The remainder of the parking for the project is proposed to be located
understructure and will utilize valet services to park the guest’s vehicles. Access to the parking structure
is proposed to be on the north side of the site.

3. Design Review and Analysis

The design review and analysis in this report is organized following the organization of the content in the
NVSP Design Guidelines (https://www.townofmammothlakes.ca.gov/DocumentCenter/View/404/The-
Village-at-Mammoth-Design-Guidelines?bidld=). The NVSP Design Guidelines are used as the primary
reference in this report, as the guidelines were written to represent the objectives, goals, policies, and
standards provided for in the NVSP, General Plan, and Municipal Code. Comments have been provided
to address consistency and conformity with the NVSP Design Guidelines. Objectives from the NVSP
Design Guidelines, where applicable, are specified in ltalics.

a. Site Design
1. Site Planning

- The site has been designed to take advantage of the topography of the site and proposes to
construct a partially subterranean parking garage that is located below natural grade on the
northern portion of the side and above natural grade on the southern portion of the site. The
elevated portion on the southern portion of the site will provide an elevated platform above
Main Street that will provide unrestricted views to the south of the Sherwins and will provide
a pedestrian friendly environment occupied by a pool, spa, restaurant patio, and other site
amenities.

! The Implementation Agreement transferred 36.625 units (equal to 73.25 bedrooms) of unused residential density from the
Snowcreek Athletic Club site to the subject site and provided a 5% increase in lot coverage, a 16 foot increase in the maximum
permitted height, and up to a 20% reduction of setbacks. The unused residential density was the result of a density bonus
provided to the owners of the Snowcreek Athletic Site in exchange for 4.41 acres of unimproved property that was ultimately
developed with affordable housing (Aspen Village Apartments).
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The buildings are situated to minimize impacts to neighboring land uses and the larger, taller
building is proposed to be located closer to the denser North Village core and the smaller,
shorter buildings are proposed to be located along the perimeter of the site adjacent to the
residential area to the east and adjacent hotel use to the north.

The buildings are situated to minimize shading to adjacent land uses. As shown on the Shadow
Study (Attachment 2, Sheet F.0), no shading of Minaret Road or Main Street will occur as a
result of the project and shading of a portion of the adjacent site to the north will only occur
around the winter solstice. Portions of the interior common space areas will be shaded at
various times of the day throughout the year, but the pool area, located on the southeast corner,
will remain largely unshaded.

2. Surface Parking

The NVSP and the NVSP Design Guidelines allow for short-term surface parking for
passenger drop-off and loading, if adequate landscaping is provided. The Conceptual
Landscape Plan (Attachment 2, Sheet G.4) indicates that numerous Aspen, Pine, and Maple
trees will be planted at the southwest corner of the site and along the western boundary of the
site to assist in screening the surface parking lot. Attachment 2, Sheet J.1 shows the view
looking to the northeast from the southwest corner of the intersection at Main Street and
Minaret Road.

Staff Comment: The surface parking lot being located on the prominent southwest corner of
the site was an item of concern during the PEDC Design Committee meeting.

3. Subterranean Parking

The portions of the parking structure that are above natural grade will be sided with the same
stone as the remainder of the structure.

Staff Comment: Staff recommends additional variation in the materials near the southeast
corner of the parking structure to assist with breaking up the mass of the structure.

The entrance of the parking structure is located on the northern side of the site away from areas
with pedestrian activity. However, the drive aisle leading to the parking garage has a downward
slope of approximately 9.5% and will be shaded during the winter months.

Staff Comment: Staff recommends the use of a heated ramp to avoid ice build-up.

b. Building Design

1. Form and Mass

The design of buildings should preserve sunlight into public places. Shadows are minimized
by placing the larger building in a north to south configuration and placing the smaller
buildings along the northern and eastern sides of the property. See the Shadow Study
(Attachment 2, Sheet F.0) for the modeling of the anticipated shading that will occur.

Roof forms should be varied to create visual interest. The project has a flat roof, but creates
variation in the roof form through changes in height and a higher center portion on the hotel
structure. The NVSP allows flat roofs if the building design warrants the flat roof design.

Large buildings should be broken up to avoid the appearance of a large single mass. The
building mass is broken up through various pop-outs and changes in materials. The massing of
the townhome units are further broken up by shifts in the footprint of each unit.



2. Scale

Variations in wall materials should define the scale. The wall materials consist of wood
(western red cedar) with a vertical application, fiber cement siding in charcoal-brown color
tones with a horizontal application, corrugated metal panels in a charcoal color with a vertical
application, and cultured stone.

Staff Comment: The Town’s experience with cultured stone is that is it fragile and is easily
damaged by snow removal operations and falling ice and snow and real stone is encouraged
because of its durability. Cultured stone may be an acceptable material in areas protected from
snow and ice, but not along the base of a building.

The ground floor of buildings must be scaled to the pedestrian space. The ground floor of the
building is scaled to the pedestrian space through the use of awnings, store fronts, and
variations in materials.

3. Roof Form

The ridgeline should not have the appearance from public vantage points of being continuous.
The proposed roof is a flat roof with a two-foot parapet. In order to create visual interest, the
various building pop-outs have variations in the roof height. The NVSP allows flat roofs if the
building design warrants the flat roof design.

4. Building Facades

The visual alignment of building facades should be varied. The building fagade is varied
through steps in the building walls, changes in material colors and types, and angled walls on
the north and south ends of the larger hotel building.

Use recessed balconies to add rhythm and texture to the facade. Each unit has a balcony, which
is recessed into the fagade. This further breaks up the building massing.

Unfinished structural concrete is not permitted and all walls are proposed to be finished with a
stone like product.

5. Base and Lower Wall

Materials shall appropriately provide the building to ground relationship. The majority of the
ground floor in the pedestrian areas are storefront windows with an awning above.

Full stone walls are encouraged at prominent locations and buildings should have a durable
base at the pedestrian level. The portion of the parking structure that is above grade in the
southwest corner is proposed to be finished with a cultured stone. As mentioned above, the
Town’s experience with cultured stone is that is it fragile and is easily damaged by snow
removal operations and falling ice and snow and real stone is encouraged because of its
durability. Cultured stone may be an acceptable material in areas protected from snow and ice,
but not along the base of a building.

6. Windows and Doors

Windows should be typically rectangular and vertically oriented. Throughout the buildings,
the windows have a similar vocabulary. Smaller windows are used in some areas to provide
visual interest.



Entrances, Porches

- Places of pedestrian ingress and egress should be defined by the architecture of buildings. The
primary hotel entrance is defined by large storefront windows and an awning system that has
varying angles.

- Porches should be slightly higher than adjacent walkways or streets. A cantilevered patio
projects off of the restaurant area over a portion of the parking lot and the pedestrian walkway
on the south side of the property.

Materials (Samples of the materials are available at the Town offices. A photo of the materials is
included on the last page of Attachment 2).

- Wood siding is encouraged. The majority of the siding is a combination of western red cedar
wood siding with a vertical application and charcoal-brown colored fiber cement siding with a
horizontal application.

- Metal can be used in limited amounts. The majority of the proposed siding materials are wood
and fiber cement board. Corrugated metal in a dark, non-reflective color is proposed as an
accent material on various portions of the building.

Colors (Samples of the materials are available at the Town offices. A photo of the materials is
included on the last page of Attachment 2).

- Building walls shall incorporate appropriate colors from the local natural setting. The
proposed colors are a combination of light natural wood and darker charcoal colors. The
variation in colors is intended to break up the massing of the buildings.

- A mix of colors are encouraged. The proposed colors alternate between light and dark to
provide contrast and visual interest.

- Walls color should be vertically organized to express building modules and characters. The
color and material changes occur on different sections of the building and the colors are
maintained throughout the vertical section.

c. Landscape Design

1.

Due to the proposed subterranean parking structure, the majority of the trees on the site are
proposed to be removed. Replacement tree plantings will be located throughout the site and an
assortment of Maples, Aspens, and Pine trees are proposed. The majority of the proposed plants
are on the Town’s recommended plants list.

Low walls will be used throughout the project to serve as informal searing areas. Additionally,
numerous fireplace and other seating areas will be located throughout the project.

All pedestrian areas will be connected with paths throughout the project. An additional walkway
and plaza area is proposed for the south side of the project.

d. Snow Management

1.

A detailed snow management plan was not provided in the initial submittal, but has been requested.

e. Vehicle and Pedestrian Circulation (P. 11-12)

1.

Guests checking in will be directed to pull into the surface parking area directly in front of the
hotel entrance. Vehicles will then be parked by the valet parking operators.

2. A service vehicle parking plan was not provided in the initial submittal, but has been requested.



3. The applicant has been working with the Mammoth Lakes Fire Protection District to address
emergency vehicle access. The preliminary plan is for emergency vehicles to access the interior
area of the site via the garage driveway ramp and the pull-out that is proposed to be located between
the main hotel building and the northern townhome building.

4. A sidewalk that conforms to Town Standards is proposed along the property frontage on Minaret
Road and will connect to the newly completed sidewalk on Main Street.

The Town is looking into options to close the sidewalk gap that will exist between the northern
edge of the project site and the sidewalk adjacent to the South Hotel site.

4. Next Steps

The ADP’s comments will be documented in meeting minutes by the Secretary and distributed to the panel
members and the applicant. As a part of their comments, the ADP may request that the applicant return to
a subsequent meeting of the ADP to review any changes made to the project. After review of the project
by the ADP has concluded, and any applicable staff and agency comments have been addressed, the
entitlement process will continue. The Planning and Economic Development Commission will ultimately
approve or deny the Major Design Review application in conjunction with the Tentative Tract Map.

C. RECOMMENDATION

Staff requests that the ADP review, discuss, and provide comments on the site and building design, based
on the analysis provided in this staff report and the standards and recommendations provided for in the
guiding documents. The ADP may request that the applicant return to a subsequent meeting of the ADP
to review any proposed changes to the project.

Attachments
Attachment 1: Narrative, dated November 2018
Attachment 2: Project Plans, dated November 2018
Attachment 3: PEDC Design Committee Minutes, August 28. 2018
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